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1. Introduction 

This Design & Access Statement accompanies a full planning application for the erection of a 
single detached dwelling on land off Chapel Brow, Charlesworth. 

The statement explains the design rationale for the proposal and demonstrates how the 
development responds positively to its site, surroundings and planning context. It addresses 
the amount, layout, scale, appearance, access and sustainability of the scheme in 
accordance with national guidance and the adopted High Peak Local Plan. 

The site lies outside but within the setting of the Charlesworth Conservation Area and 
within the setting of nearby Grade II listed buildings. Heritage significance and impact are 
assessed separately within the accompanying Heritage Statement and are not duplicated 
here. 

 

2. Site and Surroundings 

The application site is located to the rear of 44–46 Town Lane, with vehicular access taken 
from Chapel Brow. The land is currently undeveloped and forms part of the sloping valley 
side, falling away from Chapel Brow towards the north-west. 

The site is characterised by a pronounced change in levels and is partly defined by historic 
stone boundary walls that contribute to the wider historic townscape. The surrounding 
context comprises traditional stone dwellings, the Grade II listed Independent Chapel on 
Chapel Brow, and the Grade II listed cottages at 44–48 Town Lane. 

Although the site lies outside the designated Charlesworth Conservation Area, it forms part 
of its wider setting and contributes to the spatial and visual relationship between the 
historic village core and the Chapel. 

 

3. Planning and Heritage Context 

The proposal has been developed with regard to the National Planning Policy Framework 
(December 2023), particularly the objectives relating to achieving sustainable development, 
high-quality design and the conservation of the historic environment. 

At a local level, the scheme responds to the principles of the High Peak Local Plan (2016), 
including: 

• Policy EQ6 – Design and Place Making, and 
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• Policy EQ7 – Built and Historic Environment. 

The site lies within the setting of the Charlesworth Conservation Area and nearby Grade II 
listed buildings. The contribution of the site to heritage significance, and the impact of the 
proposal, are assessed in detail within the accompanying Heritage Statement. This Design & 
Access Statement explains how the design responds sensitively to that context. 

 

4. Design Principles 

The design of the dwelling has been guided by the following principles: 

• a landscape-led response to the site’s steep topography; 
• minimisation of visual impact and perceived mass; 
• significant reduction in excavation and ground disturbance; 
• scale and form reflective of local vernacular development; and 
• a restrained palette of durable, locally appropriate materials. 

These principles underpin the layout, massing, appearance and access strategy of the 
proposal. 

 

5. Amount, Scale and Massing 

The proposal comprises a single detached dwelling arranged over two storeys internally. The 
building is carefully stepped into the sloping site so that it presents as a low and discreet 
form when viewed from Chapel Brow and surrounding heritage assets. 

The dwelling is expressed as two modest pitched-roof volumes, connected by a lightweight 
glazed link. This approach breaks down the overall mass of the building, reflects the grain of 
traditional development in the area, and reduces visual dominance within the landscape. 

 

6. Layout and Landscape 

The dwelling is positioned to sit comfortably within the natural slope of the site, maintaining 
appropriate separation distances from neighbouring properties and heritage assets. The 
layout preserves the sense of openness between Town Lane and the Independent Chapel, 
maintaining the spatial break that contributes to their setting. 

Existing stone boundary walls are retained and repaired where necessary. New landscaping 
is proposed to integrate the development into the hillside and reinforce the rural character 
of the site. 
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7. Biodiversity and Green Infrastructure 

The proposed development consists of a single dwelling on a site area of 888 square metres 

(approximately 0.089 hectares). Under the Biodiversity Gain Requirements (Exemptions) 

Regulations, this application formally qualifies for the Self-Build and Custom Housebuilding 

Exemption. Consequently, the development is legally exempt from the statutory framework 

requiring a mandatory 10% Biodiversity Net Gain (BNG) output. 

Notwithstanding this legal exemption, a Statutory Small Sites Metric (SSM) calculation has 

been proactively completed and accompanies this submission to verify the site’s ecological 

baseline. Rather than artificially engineering the residential plot solely to satisfy rigid 

statutory metric boxes, the scheme intentionally prioritizes a practical, common-sense 

green domestic garden layout. 

Through the sensitive retention of existing boundary features and the introduction of high-

quality soft landscaping, native planting, and traditional lawns, the development ensures a 

meaningful, functional, and localized ecological contribution. This design approach respects 

the established rural character of Charlesworth and fully aligns with the overarching 

environmental and sustainable design objectives of High Peak Borough Council local 

planning policies. 

8. Description of the Proposed Plans 

Ground Floor Plan 

The ground floor plan responds directly to the sloping nature of the site, with principal 
accommodation partially set at existing ground level to reduce apparent height and visual 
impact. 

The sole entrance to the dwelling is located at ground floor level and leads directly into a 
central entrance lobby. The lobby provides a clear and legible point of arrival and gives 
access to the principal living spaces, including the kitchen, dining and lounge areas, which 
are arranged to take advantage of outward views across the valley while remaining visually 
discreet. 

Ancillary accommodation, including utility, WC, storage and garage space, is integrated 
within the ground floor footprint and positioned where it has minimal impact on the 
external appearance. 

First Floor Plan 

The first floor accommodates the private areas of the dwelling, including bedrooms and bathrooms. 
At the rear of the building, this level is stepped back and aligned closely with the natural ground 
level, effectively reading as an upper ground floor, thereby further reducing perceived mass and 
visual impact when viewed from Chapel Brow, Town Lane and surrounding heritage assets. 
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The arrangement ensures good levels of natural daylight while maintaining appropriate 
privacy.  

 

9. Appearance and Materials 

The appearance of the dwelling draws on the local vernacular of Charlesworth, expressed in 
a contemporary but restrained architectural language. 

The principal external walling material will be natural locally characteristic gritstone 
(Millstone Grit / Pennine sandstone), laid in coursed masonry with a natural tooled finish. 
The stone will be selected to reflect the grey and buff tones typical of historic buildings 
within the village and its wider setting. 

Roofing to the principal building volumes will comprise natural blue/grey slate, laid in a 
traditional manner. All principal elements of the building are formed with pitched roofs. The 
only flat roof within the scheme is associated with the lightweight glazed link, which is 
deliberately limited in extent and designed as a subservient element, comparable in scale 
and character to a traditional conservatory or garden room. 

Windows and glazed elements will be framed in slim-profile aluminium with a dark 
anthracite finish, selected to minimise visual contrast and allow openings to recess visually 
within the stonework. Windows will incorporate high-performance double or triple glazing, 
to be confirmed at detailed design stage in accordance with client preference and Building 
Regulations requirements. 

External hard landscaping will include natural sandstone paving to principal circulation and 
terrace areas. Secondary paths and surfaces will incorporate resin-bound gravel or bonded 
pebbles in light sand and natural aggregate tones, providing a permeable and visually soft 
finish appropriate to the rural setting. 

 

10. Topography, Levels and Excavation Strategy 

The steep topography of the site has been a fundamental driver of the design. Rather than 
imposing a uniform platform, the building follows the natural landform through stepped 
floor levels. 

The proposed dwelling requires approximately 440 cubic metres of excavation, 
representing a substantial reduction compared with earlier schemes and nearby 
development. 

For context, the neighbouring dwelling currently under construction on adjacent Plot 2 
(planning application reference HPK/2022/0536) involved excavation volumes in the order 
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of approximately 3,000 cubic metres, highlighting the significantly reduced level of ground 
disturbance achieved by the current proposal through its landscape-led design approach. 

This strategy significantly reduces visual impact, landscape disturbance and engineering 
intervention. 

 

11. Sustainability 

The development has been designed to respond positively to national and local 
sustainability objectives while remaining appropriate to its sensitive setting. 

A fabric-first approach is proposed, prioritising insulation, airtightness and thermal 
efficiency. The compact form and stepped arrangement support efficient environmental 
performance. 

Space heating and hot water are proposed to be provided by an air source heat pump, 
offering a low-carbon alternative to fossil-fuel systems. The reduced excavation strategy 
also contributes to lower embodied carbon. 

Provision is made for the future installation of photovoltaic panels, subject to detailed 
design and heritage considerations. Any photovoltaic panels would be located discretely, 
positioned to minimise visibility from public viewpoints and nearby heritage assets, and 
designed to sit flush with the roof plane so as to preserve the character and appearance of 
the building and its setting. 

Durable materials such as stone and slate support a long building lifespan and reduced 
maintenance. 

 

12. Access 

Vehicular access is taken from Chapel Brow, consistent with previous approvals. Parking is 
provided within the site in a discreet manner. 

Pedestrian access is clear and legible, with level changes accommodated through the 
stepped layout of the building and external spaces. 

 

13. Policy Compliance, Summary and Conclusion 

The proposal represents a carefully considered response to a sensitive site within the setting 
of the Charlesworth Conservation Area and nearby listed buildings. 
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Through a landscape-led approach, stepped massing, reduced excavation and a restrained 
material palette, the scheme achieves a discreet and well-integrated form of development. 

The proposal accords with the principles of the National Planning Policy Framework and 
Policies EQ6 and EQ7 of the High Peak Local Plan. When read alongside the accompanying 
Heritage Statement, this Design & Access Statement demonstrates that the development 
represents an appropriate, sensitive and well-designed form of residential development for 
this site. 

 


